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3.  LAND USE ELEMENT

3.1
INTRODUCTION

State Law requires every city and county to formulate and adopt a Land Use Element which, through the development of policies, plans, and standards, shows the proposed general distribution, location, density, and intensity of land uses for all parts of the jurisdiction.  Section 65302(a) of the California Code reads:

“A Land Use Element that designates the proposed general distribution and general location and extent of the uses of the land for housing, business, industry, open space, including agriculture, natural resources, recreation, and enjoyment of scenic beauty, education, public buildings and grounds, solid and liquid waste disposal facilities, and other categories of public and private uses of land.”

The State Code further stipulates that Land Use Element shall include a:

“Statement of the standards of population density and building intensity recommended for the various districts and other territory covered by the Plan.  The land use element shall identify areas covered by the plan which are subject to flooding and shall be reviewed annually with respect to such areas….”

As with other elements of the General Plan, the goals, directive policies, and implementation measures of the Land Use Element are mandatory, rather than advisory.  Under State law, many land use approvals made by planning commissions and boards of supervisors, including rezoning, subdivisions, development agreements, redevelopment and specific plans, park dedications, and others, must be consistent with and conform to the jurisdiction’s General Plan.

This General Plan supersedes the County’s December 9, 1996 General Plan (and each of the previously adopted elements such as the Housing Element, including area general plans.)  The policies and maps of many prior general plan amendments and area plans have been reflected in the General Plan.  The Land Use Element retains consistency with, and reflects the general plan level of goals, policies and implementation measures as prior adopted Specific Plans.

3.2
RELATIONSHIP TO OTHER GENERAL PLAN ELEMENTS

Although the Land Use Element and its accompanying map are often thought by many to be the most important part of the General Plan, State legislation requires that the various elements comprise an integrated, internally consistent, and compatible statement of goals, policies, and programs.  This means that each of the General Plan Elements are equal in legal status and that the direction given by one element may not be superior or subordinate to that of any other element.

Many of the issues that are discussed in the Land Use Element overlap issues that may be addressed in other General Plan Elements.  Almost any issue dealing with the physical characteristics of land in the County will have land use implication, even if specific issues such as flooding or prime agricultural soils are not extensively addressed in the Land Use Element.

Readers of this General Plan should therefore be aware that the policies that may affect development of a specific property are not necessarily stated in only one portion of the maps and text in each element.  The applicability of policies described in other elements should be taken into consideration when determining the General Plan policies for a particular area or property.

Readers are referred to the section in Chapter 1, Introduction, entitled “How to Use the General Plan” for a recommended process by which to begin determining the applicability of General Plan maps and policies to specific properties.

The Land Use Element contains the following components, suggested by the Governor’s Office of Planning and Research (OPR) or required by statute.

· Inventory and distribution of existing land uses, including residential, commercial, industrial, open space and agricultural;

· General assessment of housing needs based on projected community growth trends;

· Projections for land use and space for residential, commercial, and industrial development, based upon projections of future population and economic conditions;

· Population density standards for each land use category with residential potential;

· Land use goals and policies, both Countywide and for specific areas, and

· Programs for implementation of the land use policies.

Description and analysis of additional land use components are located in the following General Plan Elements:

· Housing analysis – a detailed discussion is contained in Chapter 5, Housing Element;

· Infrastructure, water and sewer locations and projections, goals, policies and implementation measures are discussed in Chapter 6,  Public Facilities/Services Element;

· Open space: analysis of existing and proposed open space land uses is discussed and mapped in Chapter 7, Open Space Element, including recreational, scenic, and historic/cultural resources; and

· Additional implementation programs relating to land use policies and infrastructure standards are located in this Land Use Chapter.

The Elements are internally consistent and they support policies stated in the other elements, the land use plan maps and the accompanying text to represent a consciously selected balance among the various goals and objectives included in all of the Elements.

The balance between governing growth and preserving non-urban areas, for example, must reflect the key interplay in the Genera Plan between the Housing Element, goals, and the infrastructure requirements and limitations.

Additionally, the Land Use Element’s relationship to the other elements of the General Plan provide that:

· The land uses are based on the County’s best currently available information concerning land use patterns;

· Actual land use and development decisions may depend upon information not currently available; and

· The timing of development of the identified land uses will depend on satisfying the infrastructure requirements of the Land Use Element and of utility service providers.

3.3
RELATIONSHIP TO SPECIFIC PLANS
SPECIFIC PLANS
A specific plan is a more detailed plan for a specific area within the County.  Specific plans address the planning needs of a particular area, including necessary infrastructure and facilities, land uses and open space.  Specific plans, while not a part of the General Plan, must be consistent with all aspects of the General Plan.

3.4
ORGANIZATION OF ELEMENT

The Land Use Element is organized in four parts. First, the projected levels of growth used in the General Plan for land uses in the sectors are described.  The second section defines the General Plan land use categories.  The final two sections of the Land Use Element enumerate the goals, policies and implementation plans of the County.

These policies, which apply only to unincorporated areas, are implemented through other general plan and area plan policies; land use controls, such as the zoning and subdivision ordinances; the requirements within the public service and facility standards.

3.5
EXISTING LAND USE

(TO COME)

3.6
PLANNED LEVELS OF DEVELOPMENT

(TO COME)

3.7
LAND USE DESIGNATIONS – RESIDENTIAL DENSITY AND LAND USE INTENSITY

The following section describes the 23 land use designations that are used in the General Plan and on the accompanying Land Use Element map.

The Plan includes three different single family residential designations, and four multiple family designations.  The single family categories range from a density of rural residences on one to five acre lots up to 7.3 homes per net acre.

The Plans of multiple family (usually attached housing) designations range from duplexes low density townhouses, condominiums or trailer homes at a density of over seven units per net acre up to dense apartment projects that could contain up to 18 units per acre.

The largely commercial/industrial non-residential, job-generating land uses specified in the General Plan include five-designations:

· Three commercial (retail) designations which differentiate commercial areas from historical commercial areas or commercial recreation;

· Two office designations that again differentiate between large-scale, master planned office parks (called ”Business Park”) and other office buildings or clusters of buildings (“Office”);

· One industrial category;

· A “Mixed Use” category applied in selected areas of the County;

In addition, there is a “Public and Semi-Public” category and 8 categories that differentiate between types of non-urban uses, including rural, open space, parks, outdoor recreation, and agricultural-oriented uses.

Table 3-4 lists the 23 General Plan land use designations and the densities that are associated with each.  The designations are closely related to the density requirements defined in the County’s Zoning Ordinance, and are continuous, without gaps, across the density range.

The densities of the General Plan’s residential designations are generally defined in terms of housing units per acre.  Acreage includes all land area used exclusively for residential purposes, and excludes streets, highways, and all other public rights-of-way.  Allowable density is based on the final size of each parcel.

When calculating the allowed density of a parcel, readers should keep in mind that unique environmental characteristics may justify a reduced number of units or intensity of use than is normally allowed under the General Plan designation.  Notwithstanding this caveat, one single-family residential unit is allowed on any existing, legally created lot designated in all residential and open space categories.  Variances from the minimum lot size and dimensional requirements are provided for in the County Zoning Ordinance, in accordance with State law.

The commercial and industrial General Plan categories are defined in terms of floor area ratio (FAR).  The FAR is calculated by dividing the square footage of a building by the square footage of its lot.  Thus, a structure composed 10,000 square feet constructed on a 20,000 square foot lot has a FAR of 0.5.

Table 3-5 summarizes the relationship between the land use designations used in this General Plan and the zoning districts defined in the County’s current Zoning Ordinance.  The table outlines which specific zoning districts are already consistent with each General Plan designation and those which might be considered consistent with the Plan category, depending on the particular use.

For example, Single-Family Residential zoning district (which requires a minimum lot size for new housing units of 7,000 square feet) is already consistent with the General Plan category of “Single-Family Residential High Density,” because the zoning falls within the density mandated by the Plan designation (3.1 to 6 units per net acre).  The Planning Department shall determine plan compliance to standards found in this plan, without exceeding the total density or intensity of the project site as a whole, as specified in the General Plan.

TABLE 3-4

SUMMARY OF GENERAL PLAN LAND USE DESIGNATIONS

Land Use Plan






  Units per
 Abbreviation
Plan Designation
     Acre
SINGLE-FAMILY RESIDENTIAL

RR
Rural Residential
.2-1.0

SL
Low Density
1.0-3.0

SH
High Density
3.0-7.0

DP
Duplex


MULTIPLE-FAMILY RESIDENTIAL 

ML
Low Density
7.0-12.0

MH`
High Density
12.0-18.0

MO
Mobile Home


COMMERCIAL/INDUSTRIAL                  Floor Area Ratio
CO
Commercial
.1-1.0

HC
Historic Commercial
.1-2.0

CR
Commercial Recreation
.1-1.0

OF
Office
.1-2.0

BP
Business Park
.25-1.5

IN
Industrial
.25-.67


NATURAL RESOURCE LANDS           Minimum Acreage

PN
Public Natural Resource Lands
40

TA
Timberland Areas
40

PR
Parks and Recreation
40

WR
Watershed Resource Lands
40

DR
Deed Restricted Lands



AL
Agricultural Lands
40

CR
Country Estates
5-40

OTHERS

PS
Public and Semi-Public
varies

MU
Mixed Uses
varies

1. Units per gross acre (finished lot size).

2. Floor area ratio is calculated by dividing building square footage by lot size.

TABLE 3-5

CONSISTENCY BETWEEN THE GENERAL PLAN AND THE ZONING ORDINANCE

Chapter 2       General Plan







  Could be

Land Use Designation

Consistent



Consistent

Single-Family Residential


-
Rural Residential
RR², HS
P-1


-
Low Density
         HS
P-1, R-1


-
High Density
R-1, HS
P-1


-
Duplex
R-2
P-1

Multiple-Family Residential



-
Low Density
R-3
P-1


-
High Density
R-3
P-1

Mobile Home
(MHP combining district)
P-1

Commercial
C-1, C-2, RC
P-1, C-1

Historic Commercial
C-1, RC
P-1

Commercial Recreation

P-1

Office
CP
P-1

Business Park
M-4
P-1

Industry
M-1, M-2
P-1

Natural Resource Lands

· Public Natural Resource

Lands
A-1, U, GF, TP, HS, ME
P-1


-
Timberland Areas
GF, TP, HS, ME, U
P-1

· Watershed Resource

Lands
A-1, U
P-1


-
Water
A-1, U
P-1


-
Deed Restricted Lands
A-1, GF, TP, HS
P-1


-
Agricultural Lands
A-1, HS, AP, ME, U
P-1, RM


-
Country Estates
RA, ME, U
P-1, RM

Public and Semi-Public
PS
P-1

Mixed Uses

1. The P-1 shall be modified to a stand alone district

2. The minimum lot size is to be 1 acre in the RR district

3. The A-1, AP, GF, TP, PS, REC and RA zones are consistent with all land use categories.

The County Ordinance Code specifies a range of uses which are allowed by right or through the granting of a land use permit within each zoning district.  A major implementation measure included in this plan calls for the County Ordinance Code to be reviewed and revised to ensure that the provisions of the code conform to the intent and spirit of the Plan.  However, as a matter of County policy, the staff reports prepared for all applications shall discuss whether the application complies with the spirit and intent of this updated General Plan.  In instances where consistency between allowable uses under current zoning and the General Plan cannot clearly be determined (due to scope, scale or use), use permit applications shall either be denied or directed to apply for a rezoning or general plan amendment.

Calaveras County Land Use Diagram

The Land Use Diagram is Figure 3-2 of this General Plan.  An oversized version of this plan map is found in the flap at the end of this document.  This General Plan Land Use Map is also located on the Community Development Department’s Geographic Information System (GIS) computer system so that larger sized localized maps can be prepared at any scale.

RESIDENTIAL USES
The General Plan Land Use Diagram utilizes seven designations of residential use, three of which describe single family densities and four describe multiple family densities or mobile homes.  The abbreviation in parentheses following the name of each land use designation is a code used on the General Plan land use map to identify the areas so designated.

The following two criteria define residential land use categories:

· Housing units per acre; and

· The population density range (persons per net acre) which is associated with the category.

The prohibitions on attached or detached structures found within the residential plan categories can be modified if found to be appropriate, to comply with the General Plan intent, and to respond to site environmental factors.

It should be noted that the Planned Development ordinance is intended to provide flexibility of site design, building massing, setbacks, height, etc.  The Planned Development District projects may be approved in any of the land use categories, provided that the overall density of the project is within the range specified in that category.

Allowable land use within the following residential land use categories consist of residential uses based on the density range for that specific category.  Other allowable uses that can be established within residentially designated lands include public uses (e.g. public buildings, deed restricted lands or parks), semi-public uses (e.g. religious structures, utility facilities, community buildings) and agricultural uses are allowed until the land is ready for development.

The residential land use designations are as follows:

A.
Rural Residential (RR)
This designation allows for a range of lot sizes with the smallest being one acre and up to five acres in size.  Unique environmental factors may justify larger lots.  With an average of 2.5 persons per household, population density would normally range between .46 to 3 persons per acre.

Primary land uses which shall be permitted in this designation include detached single-family homes and accessory structures, and the keeping of a limited number of livestock, consistent with a rural lifestyle.  Secondary uses generally considered to be compatible with very low density homes may be allowed, including home occupations, small residential care and child care facilities, secondary dwelling units and other uses and structures incidental to the primary uses.

B.
Single-Family Residential-Low Density (SL)
This designation allows a range of 1.0 to 3.0 single-family units per acre.  Unique environmental characteristics of a parcel may justify larger lot sizes.  With an average of 2.5 persons per household, population densities would normally range from about 3 to about 9 persons per acre.

Primary land uses which shall be permitted in this designation include detached single-family homes and accessory structures.  Secondary uses allowed, including home occupations, small residential care and childcare facilities, secondary dwelling units, and other uses and structures incidental to the primary uses.

C.
Single-Family Residential-High Density (SH)
This designation allows between 3.1 and 6.0 single family units per acre.  Sites can range up to 7,000 square feet.  With an average of 2.5 to 3 persons per household, population densities would normally range from about 9 to about 18 persons per acre.

Primary and secondary land uses which shall be permitted in the Single-Family Residential-High Density designation are the same as above in (b).  In addition, in specified areas of the County with conventional zoning attached single family units (duplexes or duets) may be allowed.

D.
Duplex (DP)

This designation allows for the construction of attached two family structures commonly called duplexes.  Unique environmental factors may justify larger lots; especially if public water and sewage services are limited.  Maximum lot size is a duplex per 7,000 square feet with an average of 2.5 persons per household.  Population densities would normally range from about 15 to 30 persons per acre.

E.
Multiple-Family Residential-Low Density (ML)

This designation allows between 6.1 and 12 multiple family units per net acre.  With an average of 2.5 persons per unit, population densities would normally range between about 15 to about 30 persons per acre.

Primary land uses shall include attached single-family residences (such as duplexes or duets), multiple family residences such as condominiums, town houses, apartments, and accessory structures normally auxiliary to the primary uses.  Secondary land uses which do not conflict with primary uses may be allowed, second dwelling units, home occupations, and group care and/or child care facilities.

F.
Multiple-Family Residential-High Density (MH)
This designation allows between 12.1 and 18 multiple family units per acre.  With an average of 2.0 persons per unit, population densities would normally range between about 24 to about 36 persons per acre.

Primary land uses shall include attached single-family residences (such as duplexes or duets), multiple family residences such as condominiums, town houses, apartments, and accessory structures normally auxiliary to the primary uses.  Secondary land uses which do not conflict with primary uses may be allowed, second dwelling units, home occupations, and group care and/or child care facilities.

G.
Mobile Homes (MO)
This designation allows up to 12 mobile home units per net acre.  Minimum site size is 3 acres for a mobile home park.  With an average of 1.8 persons per unit, population densities would normally range up to 22 persons per acre.

COMMERCIAL/OFFICE/INDUSTRIAL USES
This General Plan designates five non-residential, job-generating land use activities.  The designations are described in terms of uses allowed; the maximum coverage that a building may occupy on the parcel; the maximum floor area ratio; and the average number of employees per gross acre that could be expected.

A.
Commercial (CO)
This designation allows for a broad range of commercial uses found in smaller scale neighborhood, community and thoroughfare commercial districts, including retail and personal service facilities, limited office and financial uses.  Public, semi-public and religious uses are also appropriate.  Multiple family uses can be considered if allowed by local area policies.  The following standards shall apply to uses in this designation:


1
maximum site coverage:


40 percent


2
maximum building height:


35 feet

3
maximum floor area ratio:


1.0


4
average employees per gross acre:
160 employees

B. Historic Commercial

This designation reflects the historical nature of several of our commercial centers or areas of commercial activity that reflect a Mother Lode style of commercial activity.  Uses allowed are the same as in the Commercial designation.  Typically store frontage presses up to the public right-of-way and parking occurs on the street frontage or in parking lots off the commercial properties.  New commercial properties shall be built in a consistent fashion to the existing buildings.


1
maximum site coverage


90%


2
maximum building site


30 feet


3
maximum floor area ratio


2.0


4
average employees per gross acre
50 employees

C. Commercial Recreation (CR)

This designation allows a range of privately operated recreational uses of character, including marinas and similar facilities, campgrounds, golf courses, caverns, outdoor sports and athletic complexes.  The following standards apply to these areas:


1
maximum site coverage:


40 percent


2
maximum building height


35 feet


3
maximum floor area ratio


1.0


4
average employees per gross acre:
15 employees

D.
Office (OF)

This designation allows office facilities of an administrative character including branch and head offices, multi-tenant structures and similar uses, and medical offices.  The following standards apply:

1
maximum site coverage:


80 percent

2
maximum building height:


50 feet

3
maximum floor area:


1.5 feet

4
average employees per gross acre:
100 employees

E.
Business Park (BP)

This designation allows a mix of commercial, office, public and semi-public, and light industrial uses, which, by the high quality of their development and the nature of their operations, demonstrate compatibility with adjacent commercial and residential uses.  In addition, smaller commercial establishments which serve on-site employees such as business services and local-serving retail uses are allowed.  Adherence to landscaping, buffering and design standards provides the means for achieving a high level of amenity for employees and neighboring uses.  The following standards apply:

1
maximum site coverage:


40 percent

2
maximum building height:


60 feet

3
maximum floor area ratio:


1.5

4
average employees per gross acre:
100 employees

F.
Industry (IN)
This designation allows for a range of industrial activities such as processing, packaging, machinery repair, fabricating, distribution, warehousing and storage, research and development, and similar uses.  Proposed industrial uses which emit smoke, noise, light, or pollutants will require a conditional use permit.  The following standards apply:

1
maximum site coverage:


60 percent

2
maximum building height:


50 feet

3
maximum floor area ratio:


0.67

4
average employees per gross acre:
60 employees

NATURAL RESOURCE LANDS

A total of eight land use designations have been defined for Natural Resource uses.  These use designations generally comprise non-urban uses.  They categorize the unique differing nature uses of rural lands throughout the county.  The Parks and Recreation and Deed Restricted Lands include properties found in both rural and more urbanized areas.

A.
Public Natural Resource Lands (NR)

As the title implies this designation reflects lands that are located within National and State Forests and Bureau of Land Management property (NOTE: some lands of this ownership are designated Watershed Lands where that appears to be their primary purpose).  These lands are publicly protected properties whose purposes include habitat and resource protection, forestry, mineral production, agriculture, public uses and low intensity recreation uses.  There is no density or intensity use calculations provided since the long term uses are anticipated to remain under public control over time. Should the Federal Government divest itself of some of these lands, the uses allowed will continue to be limited to these uses or one single family home for each legal parcel.  A General Plan Amendment would be required to consider other more intense proposals for the use of theses lands. 

B.
Timberland Areas (TA)
Substantial acreages with the County, in private ownership, have as a primary purpose forest products production.  These areas are also characterized by having important habitat values.

Access to these properties is very limited and there are no public utilities that serve these areas.  There continued use for the forest products production is supported by this plan category.  Future harvesting of forest products will need to be reviewed in the context of environment impacts on the adjacent community, the habitat, and the adequacy of the road system.  Mineral resource production is allowed in these areas with appropriate permits.

While the minimum lot parcel size in these areas is to be 40 acres, the review of parcel maps will only be considered if adequate infrastructure can be provided.  The processing of major subdivisions on these lands is prohibited unless accompanied by a general plan amendment request.

C.
Parks and Recreation (PR)
The Parks and Recreation designation includes publicly owned city, district, County and State parks facilities.  It also includes private facilities e.g. golf courses, community or homeowner associations operated facilities. 

Appropriate uses in the designation are passive and active recreation oriented activities, and ancillary commercial uses such as snack bars and restaurants.  The construction of new privately owned residences or general commercial uses, and the subdivision of land, is inconsistent with this General Plan designation.  

D.
Watershed Resource Lands (WL)
Areas designated as Watershed Resource Lands in this General Plan include the publicly owned watershed lands that surround the major reservoirs in the County. 

In order to safeguard the public water supplies and recreation capabilities of these water areas a very limited number of uses are allowed within these Public Watershed Resource areas.  These uses include extensive agriculture, primarily the grazing of livestock; intensive agriculture that does not use pesticides or chemical fertilizers; passive low intensity recreational uses such as hiking and biking as well as small-scale commercial uses (e.g. marinas and related facilities) that support picnicking, boating, hunting and fishing activities on adjacent reservoirs.  No subdivision of these lands is anticipated.

E.
Water (WA)
This designation is applied to the reservoirs and lakes found within or partially within Calaveras County.  Included are Camanche, Pardee, New Hogan, Salt Springs, Copperopolis, Tulloch and New Melones Reservoirs and smaller lakes and ponds.

Uses allowed to be applied in the Water designation include marinas, convenience stations and boating and fishing uses.

The construction of new residences or other general  commercial uses and the subdivision of land are inconsistent with this General Plan designation.

F.
Deed Restricted Lands (DR)
The designation also includes privately owned properties for which future development rights have been deeded to a public or private agency.  For example, significant open space areas within planned unit developments identified as being owned and maintained by a homeowners association fall under this designation.  Lands with conservation easements on them are also included under this category.  The uses allowed on these properties include agriculture, low intensity recreation, homeowner association recreation facilities, and wildlife habitat.

The subdivision of lands under this restriction is not appropriate unless the deed restriction specifically allows for future subdivision.

G.
Agricultural Lands (AL)
The purpose of the Agricultural Lands designation is to preserve and protect lands capable of and generally used for the production of food, fiber, and plant materials.  The title is intended to be descriptive of the predominant land-extensive agricultural uses that take place in these areas, but the land use title or description shall not be used to exclude or limit other types of agricultural, open space or non-urban uses.  Farm housing is allowable.  The maximum allowable density in this category is one dwelling unit per 40 acres.  Quarries and mineral resource extraction are allowed with appropriate applications and approvals within this designation.

The uses that are allowed in the Agricultural Lands designation include all land-dependent and non-land dependent agricultural production and related activities.  In addition, the following uses may be allowed by issuance of a land use permit, which shall include conditions of approval that mitigate the impacts of the use upon nearby agricultural operations through the establishment of buffer areas and other techniques:

H.
Country Estates (CE)
This category recognizes that substantial areas have been subdivided into lots ranging from 5 acres to twenty acres in size.  Each property has a right for a single family home to be constructed upon it.  Most of these properties have an agricultural or natural resource component as a secondary use.  Any new subdivision requests in these areas shall have new lots which are consistent with the predominate lot size in the immediate area where it is located.  For new parcel maps to be approved the applicant needs to verify in their applications to the County that adequate water and septic improvements are feasible.  No new developable lots of less than 5 acres shall be approved.   

OTHER CATEGORIES

A.
Public and Semi-Public (PS)
As the title implies, the Public and Semi-Public designation includes properties owned by public governmental agencies such as community centers, libraries, schools, cemeteries, fire stations, sewer and water treatment facilities, etc.  This designation is also applied to major public transportation rights-of-way such as State Route right-of-way and other privately owned transportation and utility corridors such as power transmission lines or pipelines.

A wide variety of public and private uses are reflected by this General Plan category.  However, the construction of private residences or commercial 

use is not considered compatible with this designation.  Subdivision of these lands is only appropriate if it does not negatively impact the facility.

B.
Mixed Uses (MU)
The purpose of the Mixed Use designation is to provide for the integration, in a single project, of a mix of residential, commercial, office, and other uses.  In the Mixed Use category housing is usually permitted but not required.  While no areas are currently designated Mixed Use, this plan encourages future General Plan amendments with specific Mixed Use text and map boundaries.  The text will individualize Mixed Use areas to the specifics required in each specific area.

3.8 LAND USE GOALS, POLICIES AND IMPLEMENTATION MEASURES GOALS
The following broad goals form the basis from which the County’s land use policies and implementation measures, presented later in this chapter, are derived.  In the following goals, policies and implementation measures, note that when the word “urban” is employed (as in the phrase “urban development” and “urban uses”), the broad definition of the word is intended.

There are four overriding goals that form the basis of this plan.  They are:

3-A
To preserve the rural atmosphere that makes Calaveras County a great place to live.

3-B
To encourage a development pattern that promotes the individuality and unique character of each community in the County.

3-C
To protect and enhance the historical character of the smaller communities in the foothills.

3-D
To buffer agricultural and timber management uses from development and protect the economy and character of the County.

Other land use goals supportive of these main goals follow:

3-E
To coordinate land use with circulation, development of other infrastructure facilities, and protection of agriculture and open space, and to allow growth and the maintenance of the County’s quality of life.  In such an environment all residential, commercial, industrial, recreational and agricultural activities may take place in safety, harmony, and to mutual advantage.

3-F
To provide opportunities for increasing the participation of Calaveras County in the economic and cultural growth of the region, and to contribute to, as well as benefit from, the continued growth in the Mother Lode in the state of California.

3-G
To encourage aesthetically and functionally compatible development which reinforces the physical character and desired images of the County.

3-H
To provide for a range and distribution of land uses that serve all social and economic segments of the County.

3-I
To recognize and support existing land use densities in most communities, while encouraging higher densities in appropriate areas, such as near transportation hubs and commercial areas.

3-J
To permit urban development only in locations of the County where public service delivery systems meet applicable performance standards or are committed by the service district or to be provided by the developer(s).

3-K
To discourage development on vacant rural lands outside of planned urban areas which is not related to agriculture, mineral extraction, wind energy or other appropriate rural uses; discourage subdivision down to minimum parcel size of rural lands that are within, or accessible only through, geologically unstable areas; and to protect open hillsides and significant ridgelines.

POLICIES

Countywide

The following are broad, Countywide policies that apply to all properties proposed for development on the Land Use Plan map.  More detailed development policies for specific areas in the County are found in the “Local Plan Policies” section at the end of this chapter.  Policies on Natural Resource lands are found in the Open Space and Conservation Element chapters.

3-1. New development within the County may be approved, providing standards and criteria are met or can be assured of being met prior to the issuance of building permits.

3-2. Development of all urban uses shall be coordinated with provision of essential Community services or facilities including, but not limited to, roads, law enforcement and fire protection services, schools, parks, sanitary facilities, water and flood control.

3-3. Infilling of already developed areas shall be encouraged. Proposals that would prematurely extend development into areas lacking requisite services, facilities and infrastructure shall be opposed.  In accommodating new development, preference shall generally be given to vacant or under-used sites within urbanized areas, which have necessary utilities installed with available remaining capacity, before undeveloped lands are utilized.

3-4. Areas not suitable for urban development because of the lack of availability of public facilities shall remain in their present use until the needed infrastructure is or can be assured of being provided.

3-5. The extension of urban services into agricultural areas, especially growth-inducing infrastructure, shall be generally discouraged.

3-6. Urban uses shall be expanded where conflicts with the agricultural economy will be minimal.

3-7. Promote cooperation between the County and Angels Camp and adjacent counties to preserve agricultural and open space land.

Community Identity and Urban Design
3-8. The design of new buildings and the rehabilitation of existing buildings shall reflect and improve the existing character of the communities in the County.

3-9. Community appearance shall be upgraded by encouraging the historic designs found throughout the County.

3-10. Opportunities shall be provided for retaining, enhancing and diversifying the cultural activities available to the County.

3-11. Flexibility in the design of projects shall be encouraged in order to enhance scenic qualities and provide for a varied development pattern.

3-12. Buffers shall be provided between new industrial developments and residential areas by establishing setbacks, and park-like landscaping or other appropriate mechanisms.

Residential Uses
3-13. The predominantly single family character of substantially developed portions of the County shall be retained.  Multiple-family housing shall be dispersed throughout the County and not concentrated in single locations.  Multiple-family housing shall generally be located in proximity to facilities such as arterial roads, transit corridors, and shopping areas.

3-14. Housing opportunities for all income levels shall be created.  Fair affordable housing opportunities should exist for all economic segments of the County.

3-15. Housing opportunities shall be improved through encouragement of distinct styles, desirable amenities, attractive design and enhancement of neighborhood identity.

3-16. Innovation in site planning and design of housing developments shall be encouraged in order to upgrade quality and efficiency of residential living arrangements and to protect the surrounding environment.

3-17. Efforts to maintain and rehabilitate existing dwelling units in established neighborhood areas shall be supported.

3-18. Existing residential neighborhoods shall be protected from incompatible land uses and traffic levels exceeding adopted service standards.

3-19. New residential development shall be accommodated only in areas where it will avoid creating severe unmitigated adverse impacts upon the environment and upon the existing community.

3-20. New housing projects shall be located on stable and secure lands or shall be designed to mitigate adverse or potentially adverse conditions.  Residential densities of conventional construction shall generally decrease as the natural slope increases.

Business and Employment Uses
3-21. A variety of appropriately-sized, well-located employment areas shall be planned in order that industrial and commercial activities can contribute to the continued economic welfare of the people of the County and to the stable economic and tax bases of the County.

3-22. New employment areas in the County shall be designed to be compatible with the nature of the surrounding area.

3-23. New areas of strip commercial development shall be discouraged except as shown on the land use diagram. (“Strip commercial” shall be generally defined as commercial development of shallow depth limited to the parcels fronting on a street and extending in a linear manner for a considerable distance.)

3-24. Business and professional office development shall be encouraged in areas designated for commercial land use within shopping areas and where a transition or buffer use is appropriate between commercial and residential areas.

3-25. Encourage the development of employment opportunities within the County, specially jobs that match the skill levels of existing County residents.

3-26. Adaptive reuse of structures (i.e. remodeling or upgrading original commercial and industrial buildings) shall be encouraged.

3-27. Industrial employment centers shall be designed to be unobtrusive and harmonious with adjacent areas and development and be concentrated in select locations adjacent to existing major transportation corridors and facilities.

3-28. Industries that employ the skills of County residents shall be encouraged to locate within the County.

3-29. The development of agriculturally related industries that will enhance the continued productivity of agriculture shall be encouraged.

3-30. Areas experiencing rapid growth shall be developed so as to provide a balance of new residential with employment opportunities.

IMPLEMENTATION MEASURES

The following specific measures should be implemented in order to carry out the land use goals and policies outlined in this chapter.  All measures are to be undertaken by the Community Development Department and are ongoing unless specific direction is listed after the measure.

Overall Measures
3-a.
Revise the County Zoning Ordinance and other ordinances to conform with the land use designations included in the General Plan. (within one year of plan adoption)

3-b.
During project review, require that proposed uses on the edges of land use designations be evaluated to ensure compatibility with adjacent planned uses.

3-c.
Where appropriate, require the dedication of deeded development rights to the County (or cooperate in dedication to other public agencies) for lands to be protected as open space.

3-d.
Review proposed land development projects for consistency with land use designations and relevant policies and standards of each Element of the General Plan.

3-e.
Review proposed amendments to the General Plan to ensure continued internal consistency among the Elements.

3-f.
Adopt land use regulations that allow mixed-use developments as a mechanism for achieving a jobs/housing balance.

3-g.
Provide incentives to encourage the construction of affordable housing in areas where few such opportunities exist and employment centers exist or are proposed.

Facility Requirements
3-h
Establish public facility fees adequate to provide for police, fire, parks, water, sanitary services and flood control facilities.  The fees shall be adequate to offset the impacts of development.  Maintain the Road Impact Mitigation and the road basin fees to insure that road levels of services (LOS) standards are maintained. (within six months of plan adoption)

3-i.
Prepare and adopt a five-year capital improvement and financing program for the purpose of meeting or maintaining traffic service and facilities performance standards for fire, police, parks, sanitary facilities, water and flood control.

3-j.
Review and amend as necessary all adopted fee schedules to ensure that they meet the cost of planned improvements.  In conjunction with the County’s CEQA mitigation monitoring program, assess and monitor mitigation measures and consider adopting other development mitigation programs as needed to ensure that development is paying its share of the costs associated with new growth.  (Fees to be reviewed annually as part of the regular budget adoption process)

3-k.
Establish standards and policies designed to protect the economic viability of agricultural land that may include, but not necessarily be limited to, preservation agreements, conservation easements, and establishment of agricultural mitigation fees.  (within two years of plan adoption)

3-l.
Enforce the restrictions on open hillsides and significant ridgelines in the Open Space Element and protect hillsides with a grade of 30 percent or greater through implementing zoning and other appropriate measures and actions.

Community Identity and Design
3-m.
Promote, devise and maintain appropriate development/redevelopment themes, including design review criteria to provide community identities for the commercial districts of communities in the County.

3-n.
Amend the County Code to include design review of development projects as a function of the Planning Commission. (within three months of plan adoption)

3-o.
Initiate and enforce, if necessary, specific development standards for both proposed and existing businesses to achieve appropriate landscaping, design and sign structures.

Residential Uses
3-p
Review all residential and rural zoning districts to remove permitted or conditional uses that are inconsistent with the General Plan.  (within one year of plan adoption)

3-q
Rewrite the Planned Unit Development Overlay District to make it a stand -alone zoning district.  It shall be used to encourage flexible design through consistency directly with general plan goals and policies.  Allowable densities shall conform to the General Plan Land Use Diagram.  (within one year of plan adoption)

3-r
Integrate the review of Housing Element goals, policies and implementation programs into all residential projects to look for opportunities to insure housing for all income levels within the County.

Business and Employment Uses
3-s
Require new commercial development to provide separate parking areas or contribute to community parking facilities.

3-t
Develop and implement a specific strategy for providing additional off-street public parking in the central commercial districts. (within two years of plan adoption)

3-u
Stimulate sound economic development of the County by participating in 

efforts to coordinate industrial development policies with relevant private and public agencies.

3-v
Review and revise all commercial districts defined in the Zoning Ordinance to ensure that the regulations do not allow uses in the districts that are inconsistent with the General Plan.  (within one year of plan adoption)

3.9       WELL AND SEPTIC FACILITY APPLICATION PROCEDURES
Over the past few years serious concerns have been raised that our underground water supply has been overdrawn.  This issue is described in the Public Facilities/Services Element in Chapter 6.  Similarly, issues have been raised on the high levels of bacteria in our surface water due to septic system failure or overload of facilities; this is discussed in this plan in Section 3-9.

Given the analysis done in response to these issues by County staff, it became clear that more detailed review on subdivision requests was needed to ensure the public health and safety.  The application material needed for parcel and subdivision maps are included here in the Land Use Element, to attempt to pull together issues found throughout this General Plan on rural developments (This is defined here as proposed parcels of an acre or larger and not proposed for public sewer connections).

APPLICATION SUBMITTAL MATERIALS
Requests for parcel maps or subdivision maps that propose water from wells for domestic use or the use of septic systems shall be reviewed for consistency with this plan and service requirements according to the following procedures and criteria:

(1) Projects approved under this procedure shall be considered long-term uses of the land.  Parcel sizes shall be a maximum of one acre for circumstances where one public water or sewer service connection is proposed.  Where both well and septic system are proposed, the maximum density shall be five acres.  The General Plan classification shall be the final authority of minimum parcel size.

(2) Any application for parcels to be separated from a larger parcel or parcels under the same ownership shall indicate on the plan all of the contiguous land held by the applicant.

(3) Prior to the filing of the Final or Parcel Map the applicant must comply with the following:

(a) Each parcel must have an “on site” producing water well or install a “test well” having a minimum yield of three gallons per minute with bacterial and chemical quality in compliance with the State standards for a pure, wholesome and potable water supply (Title 22, Section 64433).  If the chemical analysis exceeds the State standards for “maximum contaminant levels” for water potability, a statement must be attached and “run with the deed” advising of these levels; or

(b) Have verifiable water availability data from adjacent parcels presented by the applicant, or knowledge of the same, known by the Environmental Health Department concerning water quality and quantity per (a) above; and, have a statement that “attaches and runs with the deed” indicating that a water well shall be installed on the subject parcel complying with the general requirements stated above prior to obtaining a Building Inspection Department permit for construction.

(c) In addition to the above, a hydrogeological evaluation may be required in known or suspected water short areas.  This will include seasonal as well as yearly variations.

(d) The purpose for requesting hydrogeological evaluations is to determine the total projected number of dwelling units that can be supplied with drinking water from existing aquifers.  The two primary circumstances that would generally require hydrogeological evaluations are:

(i. Where a proposed major subdivision contemplating the addition of large numbers of dwelling units on individual wells would substantially increase the density within an existing drainage basin.  Hydrogeological data relevant to recharge of aquifers and projected yield would become essential not only to support approval of large major subdivisions under these circumstances, but also to ensure that the water supplies serving existing structures would not be depleted by the proposed increase demand.

(ii.
In those cases where density is increasing in particular drainage basins due to the buildout of previously approved subdivisions using individual wells for water supplies, existing well yields begin to evidence declines due to the increased demand or in water short basins, hydrogeological studies would be appropriate as conditions of approval of subsequent development to provide sufficient yield for proposed uses.  Specific reasons will be stated in support of requested hydrogeological evaluations in each case.

(4) Road, street and access requirements, including necessary right-of-way acquisition and/or dedications, will be subject to the Department of Public Works recommendations for each parcel in accordance with the County Subdivision Ordinance and with standards and policies of that department. 

(5) The land must be suitable for septic tank use according to the County Ordinance Code criteria and Building Inspection Department regulations.  Percolation tests must be passed on all lots prior to the filing of the Parcel or Final Map.

(6) The applicant shall indicate on the Tentative Subdivision Map the following information for each parcel: proposed driveways, building site, well site, leach field site, provision for water storage for fire fighting.  Homesites shall be designed with a minimum of grading.  Where significant grading is needed an acceptable erosion control plan shall be provided with the application.  Home siting shall be reviewed for energy conservation features (building site orientation and feasibility for solar facilities will be considered).

(7) Parcels shall be reasonably free of hazards, including, but not limited to flooding, high landsliding susceptibility, abandoned unmitigated mines and hazard waste deposits.

(8) Special detailed plans may be required for provision of flood control, roads and other services.

(9) Developer shall obtain requirements for road and flood control improvements from County Public Works Department prior to submitting an application for subdivision.  Required improvements shall be included on the Tentative Subdivision Map.

(10) Adequate fencing shall be provided to contain domestic animals on the residential parcels with all gates to be closeable by a nearby rancher/farmer when necessary.

(11) Setbacks from creeks and from riparian vegetation need to be shown on the maps.

(12) Exception to any of the above Rural Residential Ranchette criteria may be considered by the Planning Commission upon a showing, in writing, of unique or unusual circumstances relative to the subject property.

POLICIES FOR SPECIFIC GEOGRAPHIC AREAS
There are adopted policies for specific geographic areas of the County that need to be referenced in addition to the Countywide policies and implementation measures discussed throughout this plan.  The areas for which these policies exist are shown on Figure 3-1 entitled “Unincorporated Communities with Adopted Area Policies.”  The policies for the areas shown on Figure 3-1 are as follows:

Policies for the Mokelumne Hill Area

MH1
Preserve the historical “small town” atmosphere of Mokelumne Hill.

MH2
Allow only new land uses that are complimentary to the historic “small town” atmosphere.

MH3
Maintain the Historic Design Review Areas as shown on Figure 3-??.

MH4
Require all new residential or commercial structures, or major modification efforts to be designed to blend in with the historic character of the Town with the Historic Design Review Area.

MH5
Encourage all new structures or remodeling efforts within the Town but outside the Historic Design Review Area to be designed to blend in with the historic character of the Community.

MH6
Establish a Historic Review Advisory Committee to assist the County in review of applications within the Town.

MH7
New large-scale projects within or adjacent to the Town will be either mitigated to minimize the effects of rapid growth or they shall be denied.

MH8
Lands designated for commercial use shall not allow residential encroachment.

MH9
All proposed commercial and multi-family residential land uses shall be zoned PD, Planned Development Combining District.

MH10
Future residential development will not be permitted unless it can adequately mitigate adverse impacts caused by the project upon schools, fire protection, sewer and domestic water service, roads, and other public services.

MH11
Mobile home combining zoning shall not be permitted within the townsite as it conflicts with the historic character of the area.  The townsite is defined as the area within the Fire and Sanitary District boundaries as shown in the Appendix.  Modular or manufactured homes built under State standards are allowed on individual lots.

MH12
Existing road rights-of-way within the Community need not be widened or altered, except to correct serious safety problems.  The unique and irregular street pattern shall be preserved.

MH13
The owners of existing commercial structures are encouraged singularly or collectively to provide space for off-street parking.  As health and safety and public convenience require, streets may be partially or totally identified for restricted on-street parking.

MH14
The clustering of new homes is encouraged to provide increased open space and less expensive housing.

Policies for the Rancho Calaveras Community
RC1
Preserve the existing rural residential character of the Rancho Calaveras Community.  No commercial zoning or uses shall be established within the community except for home businesses, schools, or churches.

RC2
No accessory dwelling shall be permitted on parcels less than two (2) acres and such accessory dwellings shall not exceed 640 square feet.  This restriction is due to the limitation of septic system capabilities unique to this area.

RC3
Consistent with the original Project Approvals and Project CC&Rs, multiple family residential uses are prohibited.

RC4
To facilitate owner built housing, the County allows temporary use of a travel trailer or mobile home during construction of a residence.  A temporary trailer permit can be obtained only after issuance of the building permit for the residence for a 12-month (one year) period of time.  If the dwelling has not been completed within 12 months (one year), the trailer or mobile home shall be removed.

RC5
Maintain a rural residential density for the Plan Area:

(a) All those parcels zoned Rural Residential—3 acre density (RR-3) in the original Rancho Calaveras Subdivision shall be restricted to a three (3) acre density.

(b) Recognize the legally existing one-half (.5) acre lots in the original Rancho Calaveras Subdivision, but designate the remainder of the Rancho Calaveras Special Plan area as a one-acre density on the Land Use map.

RC6
Where only well water and septic systems are available, a five (5) acre maximum density is allowed.  When CCWD water and a septic system is to be used, the density will be based on Policy RC5 above.

RC7
The private Pedestrian/Equestrian easements throughout the Rancho Calaveras subdivision have provide reasonable public access to and from streets and roads and subdivision facilities.  Those easements that are still physically practical should be maintained and improved for the benefit of area residents.  No new summary vacations of easements shall be allowed without the concurrence of the Rancho Calaveras Property Homeowners Association.

RC8
Maintain the compatibility between residential use and the keeping of various hoofed farm animals, birds, or pets within the Plan area by supporting the limitation of hoofed and/or farm animals, birds, and pets within the Rancho Calaveras Community, and by prohibiting the keeping of such animals on absentee owner lots within the area.  Work with the County to adopt standards into County Code to ensure the quality of care for animals and to reduce nuisances to adjoining neighbors.

Policies for the San Andreas Community
SA1
A Historic Retention Zone has been established along Main Street from St. Charles Street to San Andreas Creek (see Figure ___.  A citizen inventory of historic facilities and proposals for the method of their preservation will be initiated.  This area will preserve and promote the “Gold Rush” style architecture.  All new structures and re-models are to meet this style.

SA2
The County, in cooperation with the San Andreas Park and Recreation District, will pursue State, Federal, and non-profit grants to construct and improve the community’s recreational facilities.

SA3
Housing in designated commercial areas shall be limited to residences appurtenant to commercial uses.


SA4
Traffic congestion that results from many points of ingress and egress along commercial streets shall be planned to limit points of access onto a major street. 

SA5
Adequate off-street parking shall be developed for each future land use.


SA6
Sidewalks, paths, and appropriate crosswalks shall be located in proximity to all schools, parks, and along principal streets leading to those facilities with potential significant pedestrian traffic.


SA7
Develop a system of hiking and bicycle trails for public use.


SA8
Community commercial activities shall be located where they have access directly to at leas one of the following streets: St. Charles (Highway 49), Main Street (from San Andreas Creek to St. Charles Street, and Pool Station Road.


SA9
Professional offices should be encouraged to locate near the Government Center.


SA10
It is recognized that as Calaveras County Government grows, the need for additional facility space will be required.  Along with most County Government buildings, several other State and federal agencies, as well as Mark Twain St. Joseph’s Hospital, are located along Mountain Ranch Road close to Hwy 49.  It is the desire of this Plan to concentrate future government facilities in this area.* *Note: name of hospital changed; grammar corrected; geography specified


SA11
In addition to Countywide requirements, the following are requirements and standards for all new developments in the planning area:


(a)
Curbs, gutters, and sidewalks will be required on all developments on the following streets: St. Charles Street from Pool Station Road to Mountain Ranch Road; on Main Street from San Andreas Creek to Market Street, on Court Street on Mountain Ranch Road from St. Charles to Calaveritas Road.  The standards will be established by ordinance.


(b)
All new uses will be required to develop adequate parking meeting the requirement of the zoning ordinance.  This can be accomplished either on-site through a parking district, business association, or long-term lease.  Parking within the public right-of-way does not comply with this requirement.


(c) All new streets developed must provide off-street pedestrian walkways on at least one side of the street, the standards to be set by ordinance.


(d) The above responsibilities are the responsibility of the developer to construct or improve prior to occupancy.


Policies for the Ebbetts Pass Highway

EP1
Continue to support the designation of State Route 4 east of Murphys as a State Scenic Highway.


EP2
Except for the lands designated for urban development on the land use plan map (Figure XX) lands adjacent to the State Route 4 corridor shall be designated in one of the Natural Resources General Plan Categories found in this General Plan.


EP3
Recognize the Cottage Springs area as a Resort Center.  This Resort Center is intended to be recreationally oriented commercial center that is closely tied to a main recreation use.  It is not intended to be developed for general commercial uses.


EP4
Discourage strip commercial developments except as provided for on the land use plan map.


EP5
Support and encourage the US Forest Service to develop a management program that protects the scenic qualities of the visual corridor along State Route 4.


EP6
The County and Ebbetts Pass Forest Watch should cooperate with the Forest Service in the review of timber harvest plans for lands within and adjacent to the State Route 4 corridor.


EP7
Utilize limited access, left turn lanes, acceleration and deceleration lanes and other accepted traffic engineering practices to ensure safe intersections and traffic flow along State Highway 4.


Policies for the Arnold Community


AR1
Protect the scenic quality of State Route 4 and the forested environment of the Arnold community.


AR2
Encourage residential development to provide for open space by utilizing the Planned Development (PD) combining district to allow flexibility in the lot size and setbacks normally required by the performance standards of the Single Family Residential zoning districts.


AR3
New commercial billboards are prohibited within the Arnold Community Plan boundaries.


AR4
Encourage off-Highway 4 commercial development within the Community Plan boundaries.


AR5
Maintain outdoor lighting at a minimal, so as to protect the ability to enjoy the rural night skies.  The placement of new, indirectly illuminated signs, displaying the name of off-Highway 4 businesses shall be allowed.  Such signs would be akin to entrance signs, placed at the intersection of Highway 4 and roads leading to off-Highway commercial areas.  Such signs should be standardized, and make of natural materials.  Design of this type of area business signs shall be approved by the Planning Department using the public hearing process.


AR6
Provide public review of commercial / industrial / multi-family parcels by adding the PD combining zone on commercial properties adjacent to Highway 4 and in the “village area” as depicted on the land use map.


AR7
All new commercial / industrial / multi-family development shall include areas for snow storage.


AR8
Support new road construction design that preserves the rural character, provided that a safety problem is not created.


AR9
Promote transportation other than the individual automobile, specifically encourage and support transit projects within the Ebbetts Pass area including Bear Valley Ski Area and Calaveras Big Trees State Park to provide transportation to these areas from Arnold


AR10
For specific circulation and safety improvements and recommended new road connections, refer to the Circulation Element ……

Policies for Avery & Hathaway Pines


AH1
Encourage residential cluster development to provide for open space by utilizing the Planned Development (PD) combining district to provide flexibility in lot size and setbacks normally required.


AH2
Apply the Planned Development (PD) combining district to all existing and proposed industrial and commercial properties to allow for the review of compatibility with the rural character of Avery and the more developed Hathaway Pines community.

AH3
Restrict development along State Route 4 to preserve its scenic rural / forested appearance, except for lands designated for development on the land use plan map.


AH4
Encourage the development of commercial project designs that incorporate elements that compliment the more rural character of the area into their plans.  Utilize the following criteria as a guideline when reviewing for commercial development:

· Commercial buildings should generally be of small or moderate size.  Large, bulky, and unscreened structures are discouraged.

· The design promotes pedestrian use by including pedestrian pathways.

· Where groups of buildings are used the developer is encouraged to connect the buildings by plazas, terraces, arcades, canopies or roofs, to provide a pleasant environment as well as safety and shelter for pedestrians.

· Parking lots should be designed to minimize the visual impact of the lot through size, location, and screening.  Parking lots behind buildings and alleys behind buildings for delivery trucks are encouraged.  All commercial designs shall include snow storage areas.

· The architectural design of the project is compatible with the historic character of the Avery Hotel and rural character of the area.

· The use of natural materials (wood siding, brick, block, and field stone) is encouraged.  Primary exterior colors should blend with the surrounding natural landscape.  The use of earthtones or finishes that blend with the natural background is encouraged.

· Landscaping shall be used to reduce the visual impact of all structures including solid fences.  Where possible, native trees should be preserved and natural vegetation should predominate.  Where existing vegetation is inadequate, the use of native plant materials is encouraged.

· When calculating landscape coverage required as part of the 10% landscaping for commercial projects, use of undisturbed lands where existing vegetation to be retained and enhanced is to be included in the total of landscape area being provided.  In reviewing the landscape plan, consideration shall be given to public safety and security.

· Lighting visible from the exterior of the building shall be limited to that necessary for security, safety, and identification.  Street lighting should not exceed fourteen feet in height and utilize metal-halide or other lamps that offer true color rendition.

AH5
Refer to the Circulation Element for circulation and safety improvements and recommended new road connections.

AH6
Encourage the development of an alternative circulation system involving pedestrian / bicycle paths by requiring that subdivisions involving five (5) or more parcels incorporate pedestrian paths into the design of the development on at least one side of the road.

AH7
Encourage preservation of historic and scenic road alignments by considering variances to the Road Ordinance standards when the benefit is to maintain the rural character, without causing a serious safety problem.

AH8
Encourage new subdivisions to provide for common areas to maintain open space by requiring new single family residential subdivisions involving subject property five acres or more in size to provide a 100’ above ground structure development setback from the edge of the road right of way as a buffer from Highway 4 and all Major Collector roads within the community plan area.  Within this setback area, retention of native vegetation or planting of vegetation compatible with the native vegetation is required.  Due to topography, soils, fire safety, or other factors, variances can be considered.

AH9
Encourage new development to maintain wildlife corridors as indicated on Figure XXX where feasible by zoning property located within an area identified being a wildlife corridor on Max XX to allow a density that will not have a negative impact on wildlife migration patterns.

Policies for Murphys and Douglas Flat

MD1
Preserve the rural character of the Town areas.

MD2
Retain the distinctive identities of Murphys and Douglas Flat by encouraging new development and major remodeling projects to utilize architectural styles that are representative of the long-standing design characteristics of each community.

MD3
Require commercial lands in Douglas Flat to obtain access exclusively from State Route 4 and not from Main Street.

MD4
Ensure that commercial land uses are located within Murphys and Douglas Flat town areas.  General Plan applications for commercial uses outside the town areas are inappropriate.

MD5
Consider favorably those subdivision designs that cluster parcels to retain open space by encouraging use of the Planned Development (PD) overlay zoning.

MD6
Encourage the development of an emergency medical center in the area.

MD7
Work toward the conversion of overhead utilities to underground locations within central Murphys.  Require all new developments along Murphys Main Street to place utilities underground at the time of project construction.

MD8
Create consistent zoning for mobile home parks by rezoning the Murphys Diggins and Mother Lode Mobile Home Subdivision into the Mobile Home (MH) combining district.

MD9
Provide off-site parking for central Murphys especially for the Murphys Theater (?????) area.

MD10
Support the efforts of the Black Bart Player and community groups to build the arts / community center and parking area.
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